Planning Staff Report to
Board of Zoning Appeals
September 2, 2022
for the September 8, 2022 Public Hearing

Docket Number: S 22-572

Applicant: CAP Camperdown Retail LLC (Erik Weir/Todd Hardaway)
Property Owner: CAP Camperdown Retail LLC

Property Location: 320 Falls Street

Tax Map Number: 006100-03-04107

Acreage: 2.12

Zoning: C-4, Central Business District

Proposal: SPECIAL EXCEPTION to operate a ‘Self-Service Storage’ use

Applicable Sections of the City of Greenville Code of Ordinances:

Sec. 19-2.1.3 (A) (1), Board of Zoning Appeals/Powers and Duties/Special Exceptions
Sec. 19-2.3.5, Special Exception Permit

Sec. 19-4.1, Table of Uses

Sec. 19-4.3.3, Use-specific standards

Staff Recommendation: Deny

Staff concludes that the application does not comply with the standards to grant a Special Exception
Permit for a ‘Self-service storage’ use.

If the Board decides to grant the Permit, Staff recommends the following conditions:

1. The operation of the establishment shall substantially conform to the testimony of the Applicant,
CAP Camperdown Retail LLC, the property (TM #006100-03-04107), and the content of the
application.

2. The Applicant shall work with the city’s Urban Design staff to ensure compliance with the
Downtown Design Guidelines and to change the design to minimize visibility of the units from the
street.

3. The Applicant shall work with the city’s Fire Prevention staff to ensure fire apparatus access is
maintained to Japanese Dogwood Lane to maintain compliance with the South Carolina Fire
Code.

Staff Analysis:

The Applicant, CAP Camperdown Retail LLC, requests a special exception to establish a ‘Self-service
storage’ use in the C-4, Central Business District. The subject property is located in the Camperdown
development at 320 Falls Street.
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Per Sections 19-4.1 (Table of Uses), a special exception permit is required for self-service storage
facilities in the C-4, Central Business District.

The Camperdown Development is a recently constructed mixed-use development containing a number
of buildings and uses, including multifamily residential, office, retail, restaurant, bar, hotel, structured
parking, and a pedestrian plaza.

The space to be occupied by the use is located across two floors fronting Falls Street near the intersection
with Japanese Dogwood Lane. The spaces are underneath the pedestrian plaza, but above the ground
floor on Falls and Japanese Dogwood. Both spaces are existing shell space and have not been occupied
since construction. The space on Parking Deck Level 2 (labeled “first level” on the applicant provided
plans) will contain approximately 17,823 square feet in net rentable space. The space on Parking Deck
Level 1 (labeled “ground level” on the plans) will contain approximately 10,175 square feet in rentable
space. No changes to the exterior of the existing building are proposed.

The two spaces can be accessed via elevator or stairwell from the pedestrian plaza. The Parking Deck
Level 2 space can be accessed from Falls Street by walking up a set of stairs at the street. Vehicular
access and parking to the two spaces will generally come from the parking garage. Loading and
unloading for the use will also come from the parking garage. Larger vehicles that are unable to access
the garage will be required to use Japanese Dogwood Lane.

During the initial planning of the development of Camperdown, the City and the then property
owner/developer entered into a public-private partnership. The public-private partnership was for “a
mixed-use development that may include residential, office, hotel, retail, civic, entertainment, a parking
garage and other components...” This mix of uses was intended to activate the block and plaza. As part
of the shell construction permitting package, the two spaces were proposed to be marketed toward a
future “fitness” user. This is referenced on the applicant-provided floor plan. As part of later marketing
packages for the development, the spaces appear to have been listed as potential retail opportunities.

According to the Applicant, the two spaces have not had much market interest as they do not directly
front a street or plaza and have limited ceiling height. This has led to the current application for a self-
service storage use.

A Special Exception Permit shall be approved only upon finding that the applicant demonstrates all of
the following are met:

1. Consistent with the Comprehensive Plan

The GVL2040 comprehensive plan identifies the subject property in the ‘Center City’ classification
as part of the GVL2040 future land use map. In GVL2040, Center City is “Greenville’s downtown
central business district. It contains a mix of land uses including but not limited to office, service,
retail, entertainment, cultural, government, civic, light manufacturing, and residential.
Development is expected to be pedestrian-oriented and designed to actively engage streets,
parks, plazas, the riverfront, and other public spaces.”

With respect to the downtown area, GVL2040 notes that “future investments and policies are
shaped by the Downtown Strategic Master Plan (2019) and at a broader level by the planning
principles and priorities of GVL2040.”

The Downtown Strategic Master Plan provides information on market influences, proposes
affordable housing and economic development strategies, identifies urban design focus areas,
and includes a list of action items.

The subject property falls within the “East Downtown District” focus area of the strategic plan. The
East Downtown focus area is mostly the area to the east of Main Street, south of E Washington
Street, west of S Church Street and north of the Reedy River. It is viewed by the plan as an area
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with an opportunity to build a higher density downtown core in a way that provides complementary
economic development to the hospitality and entertainment spine along Main Street.

In its assessment of the area’s current conditions the plan states, “while the east-west streets like
Broad, Washington, and McBee see new investments and buildings, it is important that the ground
floors have active frontages on streets. For example, a pattern is emerging where Spring
Street/Falls Street that extends from College Street in the north to Falls Park has virtually no
active frontages. Regardless of use, buildings in the downtown must minimize service and parking
uses on the ground floor that sterilizes street frontages.”

Two short term recommendations in the plan for East Downtown are to:

e Ensure development orients activity and connections towards the public realm
e Set massing and height criteria to address street-level proportions and experiences,
skyline views, and relationship to public spaces and the river

Although the use could be viewed as consistent with the GVL 2040 Comprehensive Plan as self-
service storage is a compatible use type to identified uses like light manufacturing, the proposed
location is within the core of downtown and specifically located in the Strategic Plan’s East
Downtown urban design focus area. Staff believes the use conflicts with the vision of the Strategic
Plan.

Staff finds that the proposed use will not be consistent with the GVL2040 Comprehensive Plan
and the Downtown Strategic Master Plan.

2. Complies with use specific standards
There are no use-specific standards for self-service storage uses in Section 19-4.3.
Although it is not listed as a use specific standard, Section 19-4.1.2 states that “no self-service
storage facilities shall be authorized at street level with street frontage” in the C-4 zoning district.

Based on the sloping grade of the site and Falls Street, a portion of the “Parking Deck Level 2”
space is nearly at street level and the space is accessible by exterior stairs from Falls Street.
Although staff does not consider the location to be classified as street level, the view into the
space is considerable given this topography.

Staff finds that there are no use-specific standards of the Land Management Ordinance for self-
service storage uses. Additionally, the self-service storage use does not activate the street level.
3. Compatibility with the surrounding lands

Adjacent property is zoned and used as follows:

East: Liquor store, office, and surface parking (C-4)

North: Surface parking (C-4)

West: Performing Arts Center (Peace Center) (C-4)

South: Park and structured parking (C-4)

Uses on the subject include a 17-story mixed use building known as Falls Tower, a 10-story, 217-
unit apartment building known as DECA apartments, a 192-room hotel under the AC Hotel brand,
the Greenville News building, several retail establishments, restaurants and bars, a four-story
parking deck, and a central pedestrian plaza.

Adjacent uses include Bouharoun’s liquor store, a small office building, commercial, surface and
structured parking lots, the Peace Center, and Falls Park.
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Although staff believes that the use would not reduce property values and can be classified as a
commercial use, the location of this use in the core of downtown is not compatible with the

surrounding lands and the uses permitted.

Staff finds that the use will not be compatible with surrounding lands.

4. Design does not have substantial adverse impacts

The Applicant did not propose to make any changes to the exterior of the building and intends to

maintain the existing infrastructure on site.

While no changes will be made to the exterior building, the use is expected to be visible from the
street, particularly if units are placed along the existing windows which can be considered a visual

impact to the building’s aesthetics.

Although parking demand is high for the area, a parking garage is present on site, and another is
directly adjacent to the property. On-street parking may also be available. Self-service storage
uses generally do not generate a high volume of traffic or parking demands. An update to the

shared parking plan for the site would be required if the use were approved.

The Applicant indicates that the target clientele for the use would be more local and smaller scale
than traditional self-service storage uses, however loading and unloading is still necessary for the
use. Loading spaces will be available in the garage, but large vehicles will be required to use
Japanese Dogwood Lane. Japanese Dogwood Lane is a city-maintained, local low volume street
that primarily functions as a service and fire access to Camperdown, the Peace Center and Falls
Park. The Fire Department has expressed concerns about this use causing fire access issues for
vehicles that are required to load and unload outside of the garage and is recommending denial

of the application at this time.

No substantial adverse impacts are anticipated related to odors, noise, and vibrations. The use is

not anticipated to create a public or private nuisance.

Any site or building improvements will require approval of necessary permits under applicable

guidelines in the Land Management Ordinance.
Staff finds that the design will have substantial adverse impacts without further mitigation.

Staff Comments and Conditions

Civil Engineer Comments

Recommend: Approve
Comments:

Approved with no comments.

Environmental Engineer Comments

Recommend: Approve
Comments:

Approved with no comments.

Fire Department Comments

Recommend: Deny, Revisions Required
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Comments:

Fire needs a clearer understanding of the potential impact to parking, loading, and unloading of trucks
that will not fit in parking garage. Japanese Dogwood is our emergency access to the rear of the Peace
Center and this will become more crucial as future development begins.



